
Special Use Permit #2017-0048 
1132 Prince Street (Parcel Address: 1130 Prince Street) 
Harambee Books and Artworks 
_________________________________________________ 

PLANNING COMMISSION ACTION, OCTOBER 3, 2017: By unanimous consent, the 
Planning Commission voted to recommend approval of Special Use Permit #2017-0048. 

Reason: The Planning Commission agreed with the staff analysis. 

Application General Data 
Public hearing and consideration of 
a request to continue operation of a 
nonconforming use. 

Planning Commission 
Hearing: 

October 3, 2017 

City Council 
Hearing: 

October 14, 2017 

Address: 1132 Prince Street  
(parcel address: 1130 Prince Street) 

Zone: RM/Townhouse 

Applicant: Bernard Reaves Small Area Plan: Old Town 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended permit conditions found in Section III of this report. 
Staff Reviewer:  Ann Horowitz, ann.horowitz@alexandriava.gov 

mailto:ann.horowitz@alexandriava.gov
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I.  DISCUSSION 
 
The applicant, Bernard Reeves, requests Special Use Permit approval to continue the operation 
of a nonconforming commercial use, a retail bookstore, in a residential townhouse zone. 

 
SITE DESCRIPTION  

 
The subject property is one irregularly-shaped 
corner lot of record with approximately 2,371 
square feet of lot area. The lot has two frontages: 
29 feet of frontage on Prince Street and 89 feet of 
frontage on South Fayette Street. The lot is 
developed with a two-story 3,577 square foot 
semi-detached mixed-use building. Commercial 
uses have traditionally occupied the ground level 
unit. Apartments are located at the rear on the 
ground level and on the second floor.  
 
The lot is primarily surrounded by residential 
properties to the north, east, and south.  It is 
adjacent to the CL (Commercial Low) zone to the 
west on Prince Street where business and 
professional as well as medical offices are located 
amidst residential uses. A dense concentration of commercial businesses is sited to the north 
along South Fayette Street and on King Street. Residential and commercial uses are located one 
block to the south on Duke Street. 
 

BACKGROUND 
 
The building was constructed between 1896 and 1902.  A rear one story addition was constructed 
between 1921 and 1941. Sanborn maps indicate a general store operated on the ground level 
from 1902 until at least 1958. It was rezoned as RM in the 1951 Zoning Ordinance, rendering the 
general store as a nonconforming use, pursuant to Section 12-201(C) of the Zoning Ordinance. 
City records and Sanborn maps indicate that other nonconforming uses — offices, retail and 
personal service establishments — continually occupied the tenant space between 1951 and 
2016.  
 
The property owner has actively marketed the subject tenant space for commercial uses since the 
closure of Amara Fashions in 2016 and confirms that the nonconforming use of the space has not 
been abandoned, according to Section 2-101. Complying residential uses occupied the second 
floor and the rear of the ground floor beginning in 1958. 
  
Code violations related to property maintenance were identified between 2006 and 2015. The 
property owner remedied the conditions in each instance.  
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 PROPOSAL 
 
The applicant, Bernard Reeves, the pastor of Zion Baptist Church, requests SUP approval to 
operate a retail bookstore at 1132 Prince Street, a continuation of a nonconforming use in the 
RM zone. The Zion Baptist Church, located at 714 South Lee Street, would own the 400 square 
foot bookstore that would specialize in hard-to-find, previously-owned books in a wide range of 
subject categories. Two and three dimensional art objects would also be featured at the retail 
shop. Church volunteers would staff the store.  
 
Additional operational details would be: 
 
Hours of Operation:  10:30 a.m. – 6:30 p.m., Tuesday - Saturday 
        
Number of customers:  Up to 10 daily 
 
Noise and Odors: None expected from the retail use 
 
Trash/Litter: Less than one 30-gallon garbage bag containing office paper which 

would be collected once a week.  
 

PARKING 
 
The proposed bookstore is located within the Central Business District (CBD). Section 8-300(B) 
of the Zoning Ordinance waives the parking requirement for retail operations that are located in 
the CBD, exempting the applicant from providing off-street parking spaces.  
 
 ZONING/MASTER PLAN DESIGNATION 
 
The subject site is located in the RM/Townhouse zone. Section 3-1100 excludes retail operations 
in the RM zone, however, Section 12-210 states that nonconforming uses in a residential-zoned 
building may operate with Special Use Permit approval subject to Section 11-500 and pursuant 
to the criteria in Section 12-210(B)(2) and (3). Section 11-500 outlines SUP procedures and 
considerations of the review, namely, a determination that the proposed use would not adversely 
affect a neighborhood.  Section 12-210(B)(2) states that the proposed use may not increase in 
size or intensity. Section 12-210(B)(3)(a-c) enumerates the criteria upon which the use shall be 
evaluated: “(t)he degree to which the commercial use serves the nearby neighborhood; (t)he 
degree to which the commercial use is compatible with existing uses in the nearby 
neighborhood; and (t)he degree to which the commercial use enhances the nearby 
neighborhood.” 
 
Further, Section 12-210(C) states that after City Council determines that Section 12-210 is met, 
it can approve a change in a nonconforming commercial use “in the zone classification in 
which such nonconforming commercial use is first permitted in the zoning code in effect at the 
time such use first became a nonconforming use, or to a more restrictive use.” Given that the 
general store use is first listed in the C-1 zone of the 1951 ordinance as a “food products 
store,” uses in that category or more restrictive uses, would be eligible for consideration as a 
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continuing nonconforming use through this Special Use Permit. These uses are: any use 
permitted in the RC residence zone; automatic public laundry; bank; barbershop or beauty 
shop; cleaning, laundry, or pressing agency; drugstore; food products store; photographic 
studio; stationery store, or lending library; parking lots; static transformer; and undertaking 
establishment. 
 
The subject site is situated within the boundaries of the Old Town Small Area Plan which 
designates the parcel for commercial use. The plan recognizes that commercially designated 
areas along Prince Street may also contain residential uses.  
 
II.  STAFF ANALYSIS 
 
Staff supports the applicant’s request to operate a small bookstore at 1132 Prince Street.  
Although the proposed retail use is nonconforming, commercial uses of similar intensities (office 
and personal service) have coexisted at this location with residential uses for over one hundred 
years. Further, City records from the past do not include negative comments related to the 
commercial uses that operated here. The mix of uses in the general neighborhood has remained 
consistent over time as the predominate residential uses have been interspersed with office and 
retail uses on Prince Street as well as located within one block of the dense commercial areas on 
King and Duke Streets. Staff finds that the proposed use complies with the criteria of Sections 
11-500 and 12-210 of the Zoning Ordinance as analyzed: 
 
Section 11-500 
The operation of the proposed bookstore at this location would not adversely affect 
neighborhood residents as the retail use would operate in one small building area and would 
result in minimal, if any, noise, odor, litter, or traffic impacts.  
 
Section 12-210(B)(2) 
The proposed use would not increase in size or intensity from the previous personal service 
use. The commercial tenant space has gradually reduced in size since 1958 and now occupies 
only 12 percent of the entire building. Additionally, the intensity of the use has not increased 
as the Zoning Ordinance designates retail, personal service, and office uses as by-right uses in 
all commercial zones, except the W-1/Waterfront Mixed-Use Zone. 
 
Sections 12-210(B)(3)(a) 
The proposed bookstore would serve the nearby neighborhood as it would provide a rare type 
of retail operation — an independent bookstore — proximate to residents and office workers. 
Neighbors may find it appealing to browse through a bookstore, offering a variety of titles, and 
view unique pieces of art within a short distance of their homes and workplaces. 
 
Section 12-210(B)(3)(b) 
Staff believes that the proposed bookstore would be compatible with the existing residential 
and office uses in the immediate neighborhood as the bookstore, open between 10:30 a.m. and 
6:30 p.m., is not expected to disturb residents, particularly during early morning and late 
evening hours. The hours of operation are regulated in Condition 2. Further, traffic and parking 
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would not be impacted as the number of expected patrons is minimal. They would likely arrive 
by foot, bike, or public transportation due to the proximity of residential areas, BikeShare 
stations, bus and trolley routes, and the King Street Metro station. The applicant is required to 
encourage employee use of alternative means of transportation in Condition 8, and employees 
who drive must park off street, as required in Condition 7. The bookstore use would be 
compatible with the King Street retail mix as it would favorably contribute to the mix of 
independent retailers also offering unique products in this area. 
 
Section 12-210(B)(3)(c) 
A bookstore at 1132 Prince Street would enhance the surrounding neighborhood as it 
reactivates the “corner store” experience in this area. Corner stores were common throughout 
residential neighborhoods in Old Town and the continuance of this land use pattern is 
consistent with recent mixed-use redevelopment projects that feature low-impact commercial 
uses on ground floors and residential units on upper floors. A diversity of compatible 
neighborhood uses enhances the overall quality of life and residential experience. 
 
Section 12-210(C)  
The retail bookstore use proposed at 1132 Prince Street is identical in retail character and 
intensity to a “stationery store, or lending library,” one of the  retail uses listed in the 1951 C-1 
Zone and, therefore, eligible as a continuing nonconforming use. Moreover, the proposed 
bookstore would be less intense than other uses listed in the zone, such as an automatic public 
laundry or a beauty salon.  
 

CONCLUSION 
 

Given the lack of negative impacts associated with a small retail bookstore, its compatibility 
with a generally mixed-use neighborhood, and its consistency with previous nonconforming 
uses, staff recommends approval of the Special Use Permit request, subject to the conditions 
contained in Section III of this report. 
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III.  RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 
1. The Special Use Permit shall be granted to the applicant only or to any corporation in 

which the applicant has a controlling interest. (P&Z) 
 
2. The hours of operation of the business shall be limited to between 10:30 a.m. and 6:30 

p.m., daily. (P&Z) 
 
3. The applicant shall post the hours of operation at the entrance of the business. (P&Z) 
 
4. The applicant shall conduct employee training sessions on an ongoing basis, including as 
 part of any employee orientation, to discuss all SUP provisions and requirements. (P&Z) 
 
5. Supply deliveries, loading, and unloading activities shall not occur between the hours of 
 11:00pm and 7:00am. (T&ES) 
 
6. The use must comply with the city's noise ordinance.  All loudspeakers shall be 
 prohibited from the exterior of the building, and no amplified sounds shall be audible at 
 the property line. (T&ES) 
 
7. The applicant shall require its employees/volunteers who drive to use off-street parking. 
 (T&ES) 
 
8. The applicant shall encourage its employees/volunteers to use public transportation to 
 travel to and from work. The business shall contact Go Alex at goalex@alexandriava.gov 
 for information on establishing an employee transportation benefits program. (T&ES) 
 
9. Litter on the site and on public rights-of-way and spaces adjacent to or within 75 feet of 
 the premises shall be picked up at least once a day and at the close of business, and more 
 often if necessary, to prevent an unsightly or unsanitary accumulation, on each day that 
 the business is open to the public. (T&ES)  
 
10. The Director of Planning and Zoning shall review the Special Use Permit one year after 

the business is operational, and shall docket the matter for consideration by the Planning 
Commission and City Council if (a) there have been documented violations of the permit 
conditions which were not corrected immediately, constitute repeat violations or which 
create a direct and immediate adverse zoning impact on the surrounding community; (b) 
the Director has received a request from any person to docket the permit for review as the 
result of a complaint that rises to the level of a violation of the permit conditions, or (c) 
the Director has determined that there are problems with the operation of the use and that 
new or revised conditions are needed. (P&Z)  

 

mailto:goalex@alexandriava.gov
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STAFF: Alex Dambach, Division Chief, Department of Planning and Zoning 
   Ann Horowitz, Urban Planner  
 
______________________________________________________________________________ 
Staff Note:  In accordance with section 11-506(c) of the zoning ordinance, construction or 
operation shall be commenced and diligently and substantially pursued within 18 months of the 
date of granting of a special use permit by City Council or the special use permit shall become 
void. 
 
 
IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
 
R-1 Supply deliveries, loading, and unloading activities shall not occur between the hours of 
 11:00pm and 7:00am. (T&ES) 
 
R-2 The use must comply with the city's noise ordinance.  All loudspeakers shall be 
 prohibited from the exterior of the building, and no amplified sounds shall be audible at 
 the property line. (T&ES) 
 
R-3 The applicant shall require its employees/volunteers who drive to use off-street parking. 
 (T&ES) 
 
R-4 The applicant shall encourage its employees/volunteers to use public transportation to 
 travel to and from work. The business shall contact Go Alex at goalex@alexandriava.gov 
 for information on establishing an employee transportation benefits program. (T&ES) 
 
R-5 Litter on the site and on public rights-of-way and spaces adjacent to or within 75 feet of 
 the premises shall be picked up at least once a day and at the close of business, and more 
 often if necessary, to prevent an unsightly or unsanitary accumulation, on each day that 
 the business is open to the public. (T&ES)  
 
C-1 The applicant shall comply with the City of Alexandria’s Solid Waste Control, Title 5, 
 Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99).  
 In order to comply with this code requirement, the applicant shall provide a completed 
 Recycling Implementation Plan (RIP) Form within 60 days of SUP approval.  Contact the 
 City’s Recycling Program Coordinator at (703) 746-4410, or via e-mail at 
 commercialrecycling@alexandriava.gov, for information about completing this form.  
 (T&ES)   
 

mailto:goalex@alexandriava.gov
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C-2 The applicant shall comply with the City of Alexandria's Noise Control Code, Title 11, 
 Chapter 5, which sets the maximum permissible noise level as measured at the property 
 line. (T&ES)  
 
C-3 Section 5-1-42- Collection by Private collectors. (c) Time of collection. Solid waste shall 
 be collected from all premises not serviced by the city at least once each week. No 
 collections may be made between the hours of 11:00 p.m. and 7:00 a.m. (6:00 a.m. from 
 May 1, through September 30) if the collection area is less than 500 feet from a 
 residential area. (T&ES) 
 
Code Enforcement: 
 
C-1 A building permit, plan review and inspections are not required for a change in use based 
 on the project description in special use permit application. This is not considered a 
 change of use based on the existing use-group classification. 
 
Fire: 
No comments or concerns 
 
Health: 
No comments received 
 
Parks and Recreation: 
No comments received 
 
Police Department: 
No comments received 
     



10



11



12



13



14



15



16



17



18



19



20



21



22




